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 Executive Member: Councillor S. 

Boulton 
 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 20 JUNE 2019 
REPORT OF THE CORPORATE DIRECTOR (PUBLIC PROTECTION, PLANNING 
AND GOVERNANCE)  
 
6/2018/3170/HOUSE 
 
16 ROE GREEN CLOSE, HATFIELD, AL10 9PE 
 
ERECTION OF SINGLE STOREY FRONT AND SIDE EXTENSION AND PART 
SINGLE, PART TWO STOREY REAR EXTENSION  
 
APPLICANT: Mr and Mrs E Lamuren 
 

 
      (Hatfield South West) 

 
1 Site Description 

1.1 The application site is located on the south east side of Roe Green Close 
which forms a wider residential loop of properties. The application property is 
one of a row of similar link detached two storey dwellings in a staggered 
formation.  

1.2 The site comprises a two storey four bedroom link-detached dwelling with an 
attached garage and utility room. The site benefits from front and rear 
gardens with on-site car parking for two cars. 

2 The Proposal 

2.1 The single storey front extension would project approximately 1.2 metres in 
depth across the width of the dwelling with a flat roof approximately 2.7 
metres in height. To the side it is proposed to extend behind the existing utility 
room by approximately 5.6 metres in depth close to the shared boundary with 
No.14 Roe Green Close. This addition would feature a flat roof design at 
maximum approximately height of 2.3 metres. To the rear, a part single, part 
two storey extension is proposed across the width of the dwelling projecting 
approximately 4 metres in depth at first floor and an additional 1.2 metres at 
ground floor. The extension would continue the ridge height and hipped roof 
design of the existing dwelling.  

2.2 The proposed extensions would be finished in smooth painted render, facing 
brickwork and slate roof tiles to match the existing dwelling. 

2.3 The property would increase from a 4-bedroom dwelling to a 5-bedroom 
dwelling. The existing vehicle access and on-site car parking provision would 
remain unchanged.  



 

3 Reason for Committee Consideration 

3.1 This application is presented to the Development Management Committee 
because Hatfield Town Council have submitted a Major Objection. 

4 Relevant Planning History 

4.1 None 
 

5 Relevant Planning Policy 

5.1 National Planning Policy Framework 2019 (NPPF)  

5.2 Welwyn Hatfield District Plan 2005 (District Plan) 

5.3 Draft Local Plan Proposed Submission 2016 (Emerging Local Plan 2016) 

5.4 Supplementary Design Guidance 2005 (SDG) 

5.5 Supplementary Planning Guidance, Parking Standards 2004 (SPG) 

5.6 Interim Policy for Car Parking Standards and Garage Sizes 2014 (Interim Car 
Parking Policy) 

6 Site Designation  

6.1 The site lies within the town of Hatfield as designated in the Welwyn Hatfield 
District Plan 2005. The site is located within the buffer zone to Chalk Mining 
Area No.10 (Roe Green Dell). 

7 Representations Received  

7.1 The application was advertised by means of neighbour notification letters and 
site notice. Thirty nine representations have been received from occupiers in 
Roe Green Close. These can be summarised as: 

 Out of character with surrounding properties 

 The front extension and loss of window would be out of keeping  

 Front extensions in past refused to clauses on original land transfer 
agreement 

 Overdevelopment of the site 

 The front garden is not large enough to sustain an extension 

 Dominate the garden of No.18 and block out light 

 Loss of light to bedroom and bathroom windows of neighbouring 
properties 

 Loss of privacy for neighbouring properties 

 The proposed size would generate additional parking needs 

 Increase in on street parking which is already congested 

 Possible HMO 

 Access to the building site will be small 

 Boundary beech hedge affected 



 

 Increase noise levels 

 Concern of drainage for rain water  

 Affect value of surrounding properties 
 

8 Town Council Representations 

8.1 Hatfield Town Council – Major Objection submitted with the following 
comment: 

“The size and bulk of the cumulative effect of all the extensions is not 
acceptable as it doubles the footprint of the property. Members acknowledge 
the concerns of neighbouring properties”. 

9 Analysis 

9.1 The main planning issues to be considered in the determination of this 
application are: 

1. Quality of design and impact on the character and appearance of the 
area  

2. Impact on the living conditions of neighbouring occupiers  
3. Highways and parking provision  
4. Other considerations 

i) Chalk mining 
ii) Neighbour representations 

 
1. Quality of design and impact on the character and appearance of the  

area 
 

9.2 Policies D1 and D2 of the District Plan; the Supplementary Design Guidance 
and Policy SP9 of the Emerging Local Plan seek to ensure a high quality of 
design which relates to the character and context of the dwelling and 
surrounding area. The policies require extensions to complement and reflect 
design and character, be subordinate in scale, and not look cramped within 
the site in regards to bulk. These policies are in line with the National Planning 
Policy Framework 2019 (NPPF) in section 7 in that planning should require 
good design.   

9.3 The application dwelling is situated in a row of link detached properties which 
have been built in a uniform staggered formation. The properties all feature 
hipped roofs and a central first floor window as well as brickwork, render and 
slate roofs. A few of the properties have retained the original front porch and 
balcony above, but others have had their appearance altered by removing the 
porch (No.12) or by replacing it with a different style of porch (No.10 and 14).  

9.4 There have been no previous planning applications submitted for two storey 
extensions within this particular row of properties. Whilst it is noted that 
additions to neighbouring properties have been limited to single storey 
extensions, the application site is generously sized with spacing either side of 
the property. Therefore, the principle of a two storey extension is not 
objectionable, subject to the suggested considerations below. 



 

9.5 The single storey front extension would project approximately 1.2 metres in 
depth across the width of the dwelling and measure approximately 2.7 metres 
in height. This extension has been reduced in scale from the initial submission 
and now proposes a flat roof design. As amended it is considered to 
adequately respect the design and scale of the original dwelling. The 
materials and fenestration detailing of the extension would also match the 
existing, assisting the extension in reflecting the design and style of the 
application property. Whilst full width front extensions are not a feature along 
this row of properties, there are examples opposite the application site at Nos 
29 and 31. It is not considered that the extension would appear incongruous 
or out of keeping with the character and appearance of the streetscene.  

9.6 The proposed single storey side extension would be situated behind the 
existing utility room and would feature a flat roof design at a height of 
approximately 2.3 metres. Given its siting, the extension would not be visible 
from the highway. Notwithstanding this, as a result of its limited height and 
design, the extension would remain subordinate in scale and would reflect and 
relate to the style and appearance of the application property. 

9.7 The part single, part two storey rear extension would extend across the width 
of the dwelling by approximately 4 metres in depth at first floor, maintaining 
the existing ridge height and an additional 1.2 metres at ground floor. The 
existing depth of the dwelling at two storey is approximately 8.1 metres. Whilst 
the extension would inevitably increase the bulk and mass of the dwelling, it is 
not considered that the size of the extension would overwhelm the original 
dwelling and it has been designed to relate well to original dwelling by virtue 
of the hipped roof design, fenestration detailing and matching materials. The 
extension is not considered to result in harm to the appearance of the existing 
dwelling or character of the area. 

9.8 Objections have been raised by Hatfield Town Council and neighbours 
regarding the cumulative size of the extensions. In this regard, the proposal 
would be approximately 63% larger in footprint and approximately 65% larger 
in floor area when compared to the original dwelling. Whilst this is a significant 
increase, the additions do not overwhelm the host dwelling. Moreover, the 
dwelling is set within a generous plot with sufficient spacing either side so as 
not to appear cramped. A functional rear garden would also be retained.  

9.9 The proposed development would adequately respect and relate to the 
existing dwelling and the character of the area. Accordingly, the proposal 
would represent a good quality of design and would be acceptable to the 
provisions of Policies D1 and D2 of the District Plan 2005, the Supplementary 
Design Guidance 2005; Policy SP9 of the Emerging Local Plan and the 
National Planning Policy Framework 2019. 

2. Impact on living conditions of adjoining neighbours 
 

9.10 With regard to the impact on the amenity of adjoining neighbours, Policy D1 of 
the District Plan and the Supplementary Design Guidance state that any 
extension should not cause loss of light or appear unduly dominant from an 
adjoining property or result in a detrimental loss of privacy. Policy SADM11 of 



 

the Emerging Plan aims to preserve neighbouring amenity. Furthermore, 
guidance in paragraph 17 of the NPPF sets out to always seek to secure high 
quality design and good standard of amenity for all existing and future 
occupiers of land and buildings. 

No.14 Roe Green Close 

9.11 No.14 Roe Green Close is staggered forward of the application dwelling and 
is link-detached with an adjoining garage. The property benefits from a single 
storey rear extension which serves an extended lounge.  

9.12 The proposed single storey side extension would largely infill the gap between 
the host property and the boundary with No.14. It would not extend any further 
than the existing rear wall of the host property but, due to the staggered 
arrangement, it would extend approximately 1.8 metres beyond the rear wall 
of No.14. Notwithstanding this, it would not impact significantly on the amenity 
and living conditions of neighbouring occupiers due to its modest height of 
approximately 2.3 metres and noting that the boundary is currently defined by 
a close boarded fence and a large and dense hedge which measures 
approximately 3 metres in height. The nearest habitable windows of No.14 are 
located along the east side elevation of the rear extension which is located 
approximately 3.1 metres away from the shared boundary. As a result of the 
separation distance and modest height of the extension, it is not considered 
that the extension would appear unduly dominant or result in a detrimental 
loss of light to the habitable windows of No.14 or have a detrimental impact on 
their rear amenity space.  

9.13 The proposed two storey rear extension would be set in from the shared 
boundary by approximately 1.9 metres. Due to the staggered building line of 
the properties, the existing dwelling is set back 4 metres behind the rear first 
floor building line No.14. The extension would increase this projection to 
approximately 8 metres. Whilst the dwelling would extend further into the rear 
garden at two storey when compared to the existing situation, the siting and 
scale of the extension in relation to No.14 would not extend past the 45 
degree angle measured from the centre of the nearest first floor habitable 
window at first floor of No.14 (splayed towards the siting of the new 
extension). Whilst on its own this is not conclusive, a 45 degree angle is a 
commonly used indicator of an acceptable relationship between properties. In 
addition to the 45 degree angle, a qualitative assessment is required. In this 
regard, consideration is given to factors such as, but not limited to: orientation, 
setting, spacing, landscaping, materials and design. The specific 
circumstances and merits of the case require planning judgements of fact and 
degree. 

9.14 The rear elevation of the application property faces broadly south and as 
such, when the sun rises shadows are cast from the application property onto 
No.14 which is sited to the east. In the afternoon and evening, the sun moves 
around to the west of the application site. Due to the orientation of the 
properties, the proposal would result in an increase in shadowing over No.14 
in the morning. It is acknowledged that the east side windows of the extension 
which serves the lounge of No.14 would experience some loss of light, 



 

however, this room is served with windows on three elevations and 
throughout the day as the sun moves west, this room would receive direct 
light for long periods of time during any sunny day. Furthermore, the two 
storey extension has been designed to feature a hipped roof which would 
assist in lessening the built form in the roof and the amount of shadowing in 
the morning to the habitable windows of No.14. 

9.15 The outdoor amenity area to the east of the site between the garage and the 
proposed extensions benefits from planting and is not evidently used as a 
primary space. This area does not benefit from a great deal of direct sun or 
daylight which is primarily the case as shadows are cast west to east 
throughout the day. A patio area with seating arrangements is located to the 
west of the site where direct access is gained from the dining room doors. 
Furthermore, the site benefits from a generously sized south facing garden 
which for most part, would benefit from direct sunlight and daylight. 

9.16 In terms of privacy, views from windows within the rear elevation of the 
extension would predominantly be to the rear garden of the application site. 
Whilst there is potential for overlooking to parts of the rear gardens of No.14, 
the degree of overlooking would be consistent with a neighbouring 
relationship generally expected between residential properties. 

No.18 Roe Green Close 

9.17 No.18 Roe Green Close is staggered behind the application dwelling and is 
also link-detached. The property benefits from a single storey rear extension.  

9.18 The development most likely to impact the neighbouring occupiers is the two 
storey rear extension. The two storey extension would sit in line with the rear 
elevation of No.18 and would be located approximately 5.1 metres away from 
the property’s west side elevation. No.18 benefits from three first floor 
windows on the west side elevation. The window that would be most likely to 
be impacted would be the closest window serving a secondary window to a 
bedroom at first floor. Whilst it is noted that there may be an increase in 
shadows cast in the afternoon and evening, the primary window serving the 
bedroom is located on the rear elevation in which the exposure to sunlight and 
daylight would remain unchanged.  

9.19 A first floor side elevation window is proposed to serve a bathroom. It would 
be reasonable to condition this window as obscure glazed and incapable of 
being opened below 1.7 metres above the floor of the room. 

9.20 In summary, giving consideration to the size of the plots, separation distance 
of properties, their orientation and siting of windows, it is not considered that 
the proposal would have an unreasonable impact on light amenity or the level 
of privacy afforded to the neighbouring occupiers and would not appear 
visually overbearing by virtue of design. Overall it is considered that the living 
conditions of the adjoining occupiers would be maintained to an acceptable 
level in accordance with Policy D1 of the District Plan 2005, the 
Supplementary Design Guidance 2005; Policy SADM11 of the Emerging 
Local Plan and the National Planning Policy Framework 2019. 



 

3. Highway and parking considerations 
 

9.21 In terms of parking, Paragraph 105 of the NPPF states that if setting local 
parking standards authorities should take into account the accessibility of the 
development, the type, mix and use of the development, availability of public 
transport, local car ownership levels and the overall need to reduce the use of 
high emission vehicles. Policy M14 of the District Plan 2005 and the Parking 
Standards Supplementary Planning Guidance (SPG) use maximum standards 
and are not consistent with the Framework and are therefore afforded less 
weight. In light of the above, the Council have produced an interim Policy for 
Car Parking Standards that states that parking provision will be assessed on a 
case by case basis and the existing maximum parking standards within the 
SPG should be taken as guidance only. 

9.22 The existing property benefits from 4 bedrooms and a single garage and 
hardstanding on the frontage to provide one on-site car parking space. No 
changes are proposed to the existing access arrangements and existing car 
parking provision.  

9.23 Neighbour representations have been received regarding the existing car 
parking pressures within Roe Green Close and the potential for additional 
cars to be parked on the road as a result of the development. 

9.24 The existing car parking provision falls short of the Council’s SPG, however, it 
is acknowledged that the application site and the properties along this row 
were originally built with this set up. This immediate part of Roe Green Close 
benefits from unrestricted parking which enables cars to park on-street to 
accommodate an on-site shortfall. Whilst the concerns raised by residents are 
noted, the development would result in a 5-bedroom dwelling where the 
increase in one bedroom would not result in a requirement for additional on-
site car parking provision in line with the SPG. The existing situation would 
therefore remain unchanged. 

9.25 Notwithstanding the above, the site falls within a reasonably accessible 
location with access to services and facilities by means other than a private 
car. A recent appeal at 53 Roe Green Close (reference 
APP/C1950/W/17/3187738) is relevant, where the Inspector gave weight to 
the sustainable location of the site and allowed the proposal although the car 
parking provision fell short of the Council’s SPG. 

9.26 The proposal would provide an acceptable level of on-site car parking to 
accommodate the relative size of the dwelling and therefore is in accordance 
with Policy M14 of the District Plan 2005, the SPG Parking Standards 2004; 
the Council’s Interim Policy for Car Parking Standards 2014; and the National 
Planning Policy Framework 2019. 

4. Other Considerations 
 

i) Chalk mining 
 



 

9.27 Paragraph 178 of the NPPF states that planning decisions should ensure that 
a site is suitable for proposed development taking account of land instability, 
including from former activities such as mining. Decisions should be based on 
adequate site investigation information prepared by a competent person. 
Paragraph 179 states that “where a site is affected by land instability issues, 
responsibility for securing a safe development rests with the developer and/or 
landowner.” Policy R2 of the District Plan 2005 states that in in considering 
whether planning permission should be granted, the Council will need to be 
satisfied that these will be no unacceptable risk to health or the environment. 

9.28 The site is located within a high risk chalk mining buffer zone. The applicant 
has submitted a Ground Investigation Report (reference 2082J1667/PS) 
which confirms adequate site investigation and testing has been carried out 
by a Chartered Engineer. The report found no evidence of shallow voids or 
migrating voids beneath the footprint of the site have been found. The report 
recommends that foundations are suitably reinforced to ensure loadings are 
adequately spread over the foundations and to prevent cracking/failure 
caused by differential settlement from either voids that do develop or migrate 
upwards beneath the site. It is considered necessary and reasonable to 
condition the recommendations within the report are carried out before 
development commences to ascertain that the foundations are suitable for the 
proposed development and the physical constraints of the site are taken into 
account. 

ii) Neighbour representations 

House in multiple occupation (HMO) 

9.29 A number of concerns have been raised by neighbouring occupiers regarding 
the possibility of the dwelling becoming a HMO. The Council introduced an 
Article 4 Direction covering Hatfield removing the Class L permitted 
development rights to move from a use falling within Class C3 
(dwellinghouse) to a use falling within Class C4 (Houses in Multiple 
Occupation). The application is a householder planning application for 
extensions and does not seek permission to change the use of change from 
Class C3 (dwellinghouse) to a use falling within Class C4 (Houses in Multiple 
Occupation). Due to the Article 4 Direction, planning permission would be 
required under a full planning application. An informative will be included to 
advise the applicant. 

Boundary issues and covenants 

9.30 A neighbour has raised concerns regarding the loss of a boundary hedge. The 
hedge is not protected and therefore does not require planning permission for 
its removal. Any boundary disputes or Party Wall Agreements are not material 
planning considerations and therefore carry little weight in determining 
planning applications. In addition, any existing restrictive covenants are a 
legal matter and the applicant would need to seek relevant consent 
separately. An informative will suggested so that the applicant is aware that 
planning permission does not convey any consent which may be required 
under any legislation other than the Town and Country Planning Acts. 



 

Noise, health and safety and drainage 

9.31 It should be noted that noise disturbance from the building work or as a result 
of anti-social behaviour as well as concerns in respect of health and safety 
and drainage are covered by other legislation and therefore can only be given 
very limited weight in the consideration of this planning application. An 
informative will be suggested so that the applicant is aware that planning 
permission does not convey any consent which may be required under any 
legislation other than the Town and Country Planning Acts. 

Value of properties 

9.32 A comment has been raised in regard to the de-valuation of the properties in 
Roe Green Close as a result of the proposed development. This is not a 
material planning consideration and therefore carries little weight in 
determining the planning application. 

10 Conclusion 

10.1 The proposed extensions would be of good quality design which would not 
add bulk to the extent where the resulting dwelling would look cramped within 
its plot, would not impinge on the character and context of the area and would 
maintain the living conditions of the adjoining occupiers to an acceptable 
level. Accordingly, the proposal complies with Policy D1, D2 and GBSP2 of 
the Welwyn Hatfield District Plan 2005; the Supplementary Design Guidance 
Statement of Council Policy 2005; Policies SP1, SP9 and SADM11 of 
Emerging Local Plan 2016 and the relevant parts of the National Planning 
Policy Framework 2019. 

11 Recommendation   

11.1 It is recommended that planning permission be approved subject to the 
following conditions: 

1. No development shall commence until details of foundations designed by 
a Chartered Structural Engineer for the proposed extension hereby 
approved have been submitted to and approved in writing by the Local 
Planning Authority. These details must include scaled drawings and 
calculations. Subsequently the development shall not be carried out other 
than in accordance with the approved details.  

 
 REASON:   To ensure that the foundations are suitable to the proposed 

development and the physical constraints of the site are taken into 
account in accordance with Policy R2 of the Welwyn Hatfield District Plan 
2005; Policy SADM18 of the Welwyn Hatfield Borough Council Draft Local 
Plan Proposed Submission August 2016; and the National Planning Policy 
Framework 2019. 

 
2. The brickwork, roof tile, bond, mortar, detailing, guttering, soffits and other 

external decorations of the approved extension/alterations must match the 
existing dwelling/building in relation to colour and texture. 



 

  
 REASON:  To ensure a satisfactory standard of development in the 

interests of visual amenity in accordance Policies D1 and D2 of the 
Welwyn Hatfield District Plan 2005; Supplementary Design Guidance 
2005 (Statement of Council Policy); Policy SP9 of the Welwyn Hatfield 
Borough Council Draft Local Plan Proposed Submission August 2016; 
and the National Planning Policy Framework 2019. 

 
3. Any upper floor window located in a wall or roof slope forming a side 

elevation of the dwelling hereby approved must be obscure-glazed and 
non-opening unless the parts of the window which can be opened are 
more than 1.7 metres above the floor of the room in which the window is 
installed, and shall be retained in that form thereafter. 

  
 REASON:   To protect the residential amenity and living conditions of 

adjoining occupiers in accordance with Policy D1 of the Welwyn Hatfield 
District Plan 2005; Policy SADM11 of the Welwyn Hatfield Borough 
Council Draft Local Plan Proposed Submission August 2016; and the 
National Planning Policy Framework 2019. 

  
DRAWING NUMBERS 
 
4. The development/works shall not be started and completed other than in 

accordance with the approved plans and details: 
  

Plan 

Number 

Revision 

Number 

Details Received Date 

4562-OS2  Block Plan 12 December 2018 

4562-P01 C Proposed Plans and 

Elevations 

31 January 2019 

4562-E01  Existing Plans and 

Elevations 

12 December 2018 

4562-OS1  Location Plan 12 December 2018 

  
REASON: To ensure that the development is carried out in accordance 
with the approved plans and details. 

 
POSITIVE AND PROACTIVE STATEMENT 
  
The decision has been made taking into account, where practicable and 
appropriate the requirements of paragraph 38 of the National Planning Policy 
Framework and material planning considerations do not justify a decision 
contrary to the development plan (see Officer’s report which can be viewed on 
the Council's website or inspected at these offices). 
 

INFORMATIVES 
 



 

1. The planning authority has determined the application on the basis of the 
information available to it but this does not warrant or indicate that the 
application site is safe or stable or suitable for the development proposed, 
or that any nearby land is structurally stable. The responsibility for safe 
and suitable development rests upon the developer and/or land owner 
and they should take expert advice from properly qualified experts to 
ensure that the historic chalk mining activities in the area will not 
adversely affect the development. 
 

2. This permission does not convey any consent which may be required 
under any legislation other than the Town and Country Planning Acts. Any 
permission required under the Building Regulations or under any other 
Act, must be obtained from the relevant authority or body e.g. Fire Officer, 
Health and Safety Executive, Environment Agency (Water interest etc. 
Neither does this permission negate or override any private covenants 
which may affect the land. 
 

3. The granting of this permission does not convey or imply any consent to 
build upon or access from any land not within the ownership of the 
applicant. 
 

4. The applicant is advised to take account the provisions of The Party Wall 
Act 1996 insofar as the carrying out of development affecting or in close 
proximity to a shared boundary. 
 

5. Any damage to the grass verges caused by the development/works 
hereby approved is the responsibility of the applicant and must be re-
instated to their original condition, within one month of the completion of 
the development/works. If damage to the verges are not repaired then the 
Council and/or Highway Authority will take appropriate enforcement action 
to remedy any harm caused. 
 

6. The applicant is advised of the Article 4 Direction covering Hatfield 
removing the Class L permitted development rights to move from a use 
falling within Class C3 (dwelling houses) to a use falling within Class C4 
(Houses in Multiple Occupation) without planning permission. 

  
  
Lucy Hale (Development Management) 
Date of expiry: 06/02/2019 
Extension of time: 21/06/2019 
 



 

 

 


